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ABOUT  THIS  REPORT 


The  Metropolitan  Area  Planning  Council  (MAPC)  is  the  officially  designated 
regional  planning  agency  for  101  cities  and  towns  of  metropolitan  Boston. 
The  Council  helps  its  member  communities  plan  in  the  areas  of  economic  de- 
velopment, land  use,  housing,  demographics,  transportation,  and  environ- 
mental quality. 

This  report  is  part  of  a  "Special  Project"  of  the  Minuteman  Advisory  Group 
on  Interlocal  Coordination  (MAGIC),  a  subregion  of  MAPC.  MAGIC  commu- 
nities are:  Acton,  Bolton  (unofficial),  Boxborough,  Carlisle,  Concord,  Hudson, 
Lincoln,  Littleton,  Marlborough,  Maynard,  Stow,  and  Sudbury. 

MAPC  project  staff  and  MAGIC  representatives  worked  closely  on  this  proj- 
ect. MAGIC  and  MAPC  wish  to  thank  all  those  who  provided  information, 
suggestions,  and  support  in  preparing  this  document  and  in  making  the  proj- 
ect a  success,  especially  the  Chambers  of  Commerce  of  Acton,  Concord, 
Marlborough,  and  Hudson-Maynard;  the  Hudson  Economic  Development 
Commission;  and  the  Concord  Business  Partnership.  These  groups  contrib- 
uted to  making  this  a  truly  cooperative  public-private  initiative.  Their  ideas, 
detailed  in  the  Appendix,  helped  shape  the  project  and  its  recommendations. 
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HIGHLIGHTS 

Why  do  we  need  economic  development? 

•  MAGIC  --  the  Minuteman  Advisory  Group  on  Interlocal  Coordination  -- 
needs  economic  development  to  preserve  existing  jobs,  provide  good  jobs 
for  our  children,  maintain  our  quality  of  life,  and  preserve  local  services 
through  enhanced  revenues. 

•  As  of  1990,  MAGIC  had  12,000  more  jobs  than  workers;  over  40,000 
workers  left  MAGIC  daily  for  jobs  elsewhere,  while  over  52,000 
"outsiders"  commuted  to  jobs  in  MAGIC.  But  MAGIC  has  recently  lost 
many  jobs,  especially  in  manufacturing,  and  is  fearful  of  trading  in  high- 
paying  manufacturing  jobs  for  low  paying  service  jobs. 

•  Most  of  the  region's  tax  revenues  are  generated  by  residential  property 
taxes,  and  most  communities  are  struggling  just  to  maintain  --  let  alone 
improve  —  public  services. 

What's  special  about  MAGIC? 

•  Compared  to  the  metro  Boston  region,  MAGIC's  people  are  young  and 
well  educated,  better  paid,  and  more  likely  to  be  employed;  more  of  its 
housing  is  new  and  high  quality;  and  it  is  growing  fast. 

•  MAGIC  has  121  vacant  commercial  and  industrial  sites,  totalling  3213 
acres  and  valued  at  over  $112  million  -  more  growth  opportunity  than  all 
but  one  subregion. 

•  MAGIC's  many  other  assets  include  open  space,  scenic  attractions,  and  a 
sense  of  history;  an  emphasis  on  quality  of  life;  excellent  highway  access, 
a  "gateway  to  New  England"  location  with  proximity  to  Boston,  Worces- 
ter, New  Hampshire,  Rhode  Island,  and  Connecticut;  municipal  power; 
pre-wired  buildings;  working  farms;  and  some  sewered  areas. 

•  Economic  development  opportunities  abound.  There  are  clusters  of  highly 
specialized,  interrelated  high  tech  companies,  including  electronic  systems 
firms  related  to  nearby  Hanscom  Air  Force  Base  and  university  spin-offs 
such  as  Lincoln  Labs;  innovative  start-ups  and  emerging  technologies;  and 
growing  clusters  of  medical  and  financial  uses. 
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What  are  the  barriers? 


•  Among  the  obstacles  are  local  "NIMBY"  --  not-in-my-backyard  --  attitudes, 
local  and  state  permitting  hurdles,  traffic  issues,  and  high  housing  costs. 

What  can  MAGIC  do  to  promote  appropriate  economic  development? 

•  MAGIC  is  uniquely  positioned  to  build  bridges  between  the  public  and  pri- 
vate sectors  and  among  local  communities.  This  report  recommends  that 
MAGIC 

•  continue  a  regional  public-private  partnership, 

•  design  a  regional  marketing  plan, 

•  produce  promotional  materials, 

•  host  workshops  on  such  tools  as  "one-stop  shopping," 

•  facilitate  marketing  plans  for  clusters  of  related  businesses,  and 

•  formalize  the  link  between  MAGIC  and  the  Site  Finder  Service  run 
by  the  Massachusetts  Alliance  for  Economic  Development  (MAED). 
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MAGIC  AND  ECONOMIC  DEVELOPMENT 


Acton,  Bolton,  Boxborough,  Carlisle,  Concord,  Hudson,  Lincoln,  Littleton, 
Marlborough,  Maynard,  Stow,  and  Sudbury  --  these  twelve  diverse  commu- 
nities constitute  "MAGIC,"  the  Minuteman  Advisory  Group  on  Interlocal  Co- 
ordination.1 MAGIC  is  one  of  eight  subregions  of  the  Metropolitan  Area 
Planning  Council  (MAPC),  the  regional  planning  agency  for  the  101  commu- 
nities of  metropolitan  Boston  (see  map).  Most  of  its  members  began  talking 
together  in  1984  and  formally  signed  a  Memorandum  of  Agreement  in  1986, 
setting  up  a  Growth  Management  Committee  to  "foster  joint  and  cooperative 
action  concerning  growth  and  development." 

Since  then,  selectmen,  planning  board  members,  and  other  officials  from 
these  communities  have  met  together  monthly  to  work  on  interlocal  planning 
issues  such  as  open  space,  affordable  housing,  developments  of  regional  im- 
pact, and  the  reuse  of  Fort  Devens.  This  year,  with  extra  MAPC  staff, 
MAGIC  has  focused  on  economic  development. 

Why  Economic  Development? 

The  MAGIC  communities  are  heavily  dependent  on  jobs  in  high  technology 
and  defense,  both  high  skilled  and  high  paying,  but  both  less  secure  founda- 
tions than  they  once  were.  Maynard-based  Digital  Equipment  Company 
(DEC)  is  symbolic  of  the  trend.  With  its  world  headquarters  in  Maynard  and 
operations  in  five  MAGIC  communities,  DEC  is  central  to  the  subregion's 
economy.  But  DEC  has  of  late  been  downsizing  its  worldwide  workforce  and 
recently  closed  its  1.1  million  square  foot  mill  building  in  the  heart  of  down- 
town Maynard. 

The  closing  of  nearby  Fort  Devens  has  contributed  to  the  subregion's  unem- 
ployment. The  potential  close  of  Hanscom  Air  Force  Base  -  a  unique  base 
specializing  in  sophisticated  technology  --  has  caused  fears  not  only  among 
its  employees  but  among  the  cluster  of  related  companies  that  would  feel  the 
ripple  effect  of  closure  or  cutbacks.  Similarly,  nearby  Raytheon's  highly  pub- 
licized threat  to  leave  the  area  endangers  high  paying  jobs  and  sends  a  mes- 
sage to  related  companies  and  the  businesses  that  serve  them. 

These  and  other  threatened  or  actual  losses  of  high  skilled,  high  paying  jobs 
have  created  fears  in  the  subregion.   Is  my  job  secure?  Will  my  children  be 


1  Lincoln  joined  MAGIC  in  1994;  Bolton  is  not  an  official  member,  but  has  recently  been 
participating  informally.  Marlborough  and  Sudbury  are  members  of  two  subregions,  MAGIC 
and  MetroWest. 
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able  to  find  good  jobs  here  in  the  future?  Will  my  family  be  able  to  maintain 
its  standard  of  living?  Its  personal  quality  of  life? 

And  local  government  faces  similar  fears  and  questions.  How  will  we  get 
adequate  revenues  to  maintain  our  community's  quality  of  life?  Our  schools? 
Our  public  services?  How  can  we  welcome  the  necessary  economic  devel- 
opment while  preserving  those  assets  that  make  the  region  attractive  --  its 
natural  beauty,  open  space,  suburban-rural  character,  accessibility? 

Goals  and  Assumptions 

These  fears  and  these  questions  have  led  MAGIC  to  focus  on  appropriate 
economic  development.  Its  mission  for  this  initiative  is: 

to  promote  economic  development  in  a  managed  way  to  maintain  or 
improve  the  quality  of  life  of  our  people  and  our  communities. 

To  this  end,  MAGIC  has  formed  an  informal  partnership  with  public  and  pri- 
vate interests,  identified  a  menu  of  strategies,  and  is  making  a  series  of  rec- 
ommendations about  actions  the  subregion  can  take  to  attract  and  retain 
appropriate  economic  development. 

MAGIC  is  uniquely  positioned  to  play  this  role.  It  can  build  bridges  both  be- 
tween the  public  and  private  sectors  and  among  local  communities  working 
together  in  a  spirit  of  cooperation  and  interdependence.  Its  economic  devel- 
opment initiative  is  based  on  the  following  key  assumptions: 


STARTING  POINTS 

© 

The  region  needs  quality  jobs  to  support  its  current  and  future 

residents. 

The  region  needs  revenues  to  support  local  services  and 

maintain  its  quality  of  life. 

© 

The  MAGIC  communities  are  diverse  and  have  different 

attitudes  toward  growth. 

o 

Economic  growth  anywhere  in  region  benefits  region  as  a 

whole. 

© 

Economic  growth  can  have  both  positive  and  negative  impacts. 

o 

MAGIC's  intent  is  to  promote  economic  growth  which 

w      maximizes  positive  impacts; 

minimizes  negative  impacts; 

maximizes  the  use  of  existing  infrastructure;  and 

is  compatible  with  the  host  community's  character. 
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MAGIC:  A  PROFILE 


MAGIC  is  the  northwest  wedge  of  the  metro  Boston  region  ,  located  be- 
tween Rt.  128  and  I-495,  just  north  of  MetroWest.  Its  area  is  201  square 
miles,  just  under  10%  of  the  total  region,  and  it  is  relatively  sparsely  popu- 
lated, with  695  people  per  square  mile,  compared  to  2982  for  metro  Boston. 

MAGIC'S  communities  are  very  diverse.  The  area  boasts  a  sense  of  history 
as  the  birthplace  of  the  American  Revolution  and  spawning  ground  for  such 
notables  as  Ralph  Waldo  Emerson  and  Henry  David  Thoreau.  It  is  the  re- 
gion's "apple  country,"  with  a  rural  character  and  many  of  the  region's  re- 
maining active  farms. 

MAGIC  also  includes  older  mill  towns  such  as  Maynard,  once  home  to  the 
largest  woolen  manufacturer  in  the  country,  a  paper  mill,  and  other  indus- 
tries. These  industries  have  given  way  to  high  tech  companies,  many  of 
which  are  struggling  today,  and  to  retail  development,  with  state-of-the-art 
regional  malls  and  campus-style  office  parks  clustered  in  several  communi- 
ties. 

Growth  has  generally  followed  highway  development,  with  I-495  paving  the 
way  -  so  to  speak  --  for  future  growth. 

MAGIC'S  People 

MAGIC  is  largely  residential.  It  is  home  to  139,532  people,  just  under  5%  of 
the  region's  total.  Towns  range  in  size  from  Bolton,  with  3,134  people,  to 
Acton,  with  17,872;  the  only  city,  Marlborough,  is  the  largest,  with  31,813 
(see  Figure  1  ).3 

Compared  to  the  total  metro  region,  more  of  MAGIC's  households  are  fami- 
lies, and  these  families  are  larger.  MAGIC  is  a  young  subregion:  fewer  of  its 
residents  are  age  65  and  over,  and  more  are  under  age  18. 


MAGIC'S  PEOPLE:  A  SNAPSHOT 


Families  as  %  of  households 


People  per  household 
People  age  65  &  over 
People  under  age  1 8 


MAGIC 

74% 
2.70 
10% 
24% 


Metro  Boston 


65% 
2.53 
13% 
20% 


2  The  "metro  Boston  region"  and  "metro  Boston"  are  used  here  as  synonyms  for  the  101- 
community  MAPC  region. 

3  All  figures  appear  at  the  end  of  this  report. 
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MAGIC's  people  are  highly  educated  compared  to  both  the  region  and  the 
state  as  a  whole  (see  Figure  2). 

MAGIC  is  one  of  the  fastest  growing  areas  in  the  region.  Since  1 970,  its 
population  has  grown  14%.  It  is  expected  to  continue  to  grow  in  the  future, 
increasing  1 9%  by  the  year  2020,4  a  growth  rate  second  only  to  the  south- 
west area  which  includes  Franklin,  the  fastest  growing  community  in  metro 
Boston. 

MAGIC's  Housing 

The  MAGIC  subregion  has  52,977  housing  units.  In  spite  of  the  perception 
of  the  1  980s  as  a  boom  period,  much  more  growth  took  place  in  the  1 970s. 
The  number  of  housing  units  increased  over  15%  during  the  1980s  com- 
pared to  33%  in  the  1970s.  Overall,  there  was  a  54%  increase  over  the  20- 
year  period. 

In  the  boom-bust-rebirth  cycle  recently  experienced  in  the  metro  Boston 
housing  market,  residential  building  permits  in  MAGIC  peaked  in  1983,  gen- 
erally declined  to  a  1 990  low,  and  are  now  showing  levels  comparable  to 
1 986.  The  metro  region  as  a  whole  did  not  peak  until  1 986.  This  continued 
growth  is  probably  in  multi-family  housing,  and  the  post-1986  drop  was 
probably  caused  by  the  1 986  tax  code  changes  which  eliminated  most  in- 
centives to  invest  in  multi-family  housing. 


Compared  to  the  metro  region,  more  of  MAGIC's  housing  stock  is  owner- 
occupied,  detached  single-family,  and  relatively  new. 


MAGIC'S  HOUSING: 

A  SNAPSHOT 

MAGIC 

Metro  Boston 

Owner-occupied  71% 

56% 

Detached  single  family  64% 

43% 

Built  1950-90  72% 

47% 

The  1990  median  value  ranges  from  $164,900  in  Hudson  to  $419,000  in 
Lincoln. 


Income  and  Economy 

Incomes  in  MAGIC  are  higher  than  for  the  region  or  the  state  as  a  whole. 
Median  household  income  in  MAGIC  is  $54,233,  which  is  33%  higher  than 
the  regional  median  of  $40,775.    MAGIC's  per  capita  income  is  $24,664, 


4  Based  on  preliminary  projections  by  MAPC's  Data  Center. 
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26%  above  the  region's  $19,577  (see  Figure  3).  Proportionately  fewer  peo- 
ple in  MAGIC  are  below  the  poverty  level.  Only  3.4%  of  MAGIC's  people 
live  in  poverty,  compared  to  8.4%  of  the  region's  people. 

A  higher  percentage  of  MAGIC's  people  are  employed.  In  MAGIC,  55%  of 
the  population  is  employed,  compared  to  53%  for  the  region  as  a  whole. 
MAGIC  has  1.51  employed  residents  per  household;  the  region  has  1.39. 
Unemployment  is  below  the  region's  average  and  has  declined  in  the  last 
year.  In  1992,  MAGIC's  unemployment  rate  stood  at  6.34%  (vs.  7.37%  for 
the  region.  As  of  1  993,  it  was  5.04%  (vs.  5.80%  for  the  region). 


MAGIC'S  INCOME  AND  EMPLOYMENT:  A  SNAPSHOT 

MAGIC 

Metro  Boston 

Median  household  income 

$54,233 

$40,775 

Per  capita  income 

$24,664 

$19,577 

People  below  poverty 

3.4% 

8.4% 

%  employed 

55% 

53% 

Employed  people/household 

1.51 

1.39 

Unemployment  rate  (1993) 

5.04% 

5.80% 

Compared  to  regional  totals,  more  of  MAGIC's  residents  are  employed  in  ex- 
ecutive, administrative,  managerial,  professional,  and  technical  occupations 
(51%  vs.  41%),  generally  among  the  more  high  paying  jobs.  Fewer  are  in 
sales,  clerical  and  support,  and  service  jobs  (33%  vs.  42%).  (See  Figure  4.) 


Of  the  jobs  in  MAGIC,  the  highest  proportion  (37%)  are  in  manufacturing, 
followed  by  services  (24%)  and  wholesale  and  retail  trade  (22%).  In  the  four 
years  1  990-93,  MAGIC  has  suffered  a  net  loss  of  almost  5700  jobs.  The  big 
loser  was  manufacturing,  with  6500  jobs  lost;  the  big  winner  was  service 
jobs,  up  over  1600.  Manufacturing  fell  from  42%  of  total  jobs  to  37%, 
while  services  rose  from  21  %  to  24%  (see  Figure  5). 

Commuting  Patterns:  Who  Works  Where? 

MAGIC  has  12,000  more  jobs  than  it  has  workers.  Over  40,000  MAGIC 
workers  leave  the  subregion  daily  for  jobs  elsewhere.  At  the  same  time,  over 
52,000  workers  from  outside  the  subregion  commute  to  jobs  in  MAGIC. 

The  subregion's  residents  largely  work  within  metro  Boston,  most  commonly 
in  their  own  hometown  or  in  another  MAGIC  community.  Of  MAGIC's  resi- 
dents, 87%  work  in  metro  Boston,  including  26%  in  their  own  town  and 
20%  in  another  MAGIC  town.  Almost  18%  work  in  the  inner  core,  and  fairly 
large  numbers  work  in  communities  to  the  northeast  (10%)  and  in  metrowest 
(9%).  The  small  number  (13%)  who  commute  to  workplaces  outside  metro 
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Boston  include  5%  heading  north  toward  Lowell  or  New  Hampshire  and  5% 
heading  west  toward  Worcester.  (See  Figure  6.) 

Of  the  people  who  work  in  MAGIC,  fewer  --  only  62%  --  commute  from 
within  the  metro  area.  These  workers  include  almost  41%  from  a  MAGIC 
community  including  their  own  and  a  smattering  from  the  inner  core, 
metrowest,  the  south,  and  the  northeast.  The  39%  who  commute  from 
outside  the  metro  area  come  almost  equally  from  the  north  (11%),  the 
northwest  (12%),  and  the  west  (12%).  (See  Figure  7.) 

MAGIC  communities  generally  have  good  highway  access  and  are  served  by 
commuter  rail  (see  map). 

Property  Values  and  Taxation 

Most  of  the  region's  tax  revenues  are  generated  by  residential  property,  al- 
though the  variation  among  communities  is  wide.  Carlisle  and  Lincoln  are  at 
the  high  end:  over  95%  of  the  assessed  valuation  of  property  in  these  towns 
is  classified  as  residential  and  open  space.  On  the  low  end  is  Marlborough: 
only  66%  of  its  assessed  value  is  residential  and  open  space,  while  almost 
34%  is  commercial,  industrial,  and  personal  property  (see  Figure  8). 

Actual  revenues  are  derived  from  applying  a  tax  rate  to  a  property  value. 
Some  towns  use  the  same  rate  for  all  property,  while  others  try  to  protect 
homeowners  by  shifting  more  of  the  burden  to  the  commercial  and  industrial 
class.  Seven  of  the  twelve  MAGIC  communities  have  split  tax  rates,  assess- 
ing commercial  property  at  a  higher  rate  than  residential.  The  differential 
ranges  from  108%  in  Concord  to  193%  in  Marlborough  (see  Table  1). 

Vacant  Sites 

A  1987  study5  found  that  MAGIC's  original  ten  communities  (not  including 
Bolton  or  Lincoln)  had  almost  43,000  developable  acres.  Of  this,  about 
27,000  acreas  were  zoned  residential,  11,000  agricultural,  and  5500  com- 
mercial/industrial. The  study  estimated  that  if  the  residential  lands  were  de- 
veloped, MAGIC  would  be  home  to  85,000  more  people  living  in  22,000 
more  homes  and  generating  218,000  more  auto  trips  daily.  The  study  as- 
sumed farm  land  would  remain  agricultural  and  did  not  estimate  commercial 
or  industrial  growth.  Although  there  is  no  more  recent  comparable  data  on 
residential  land,  almost  7000  residential  building  permits  were  issued  by  the 
twelve  current  MAGIC  communities  between  1983  and  1993. 


5  MAPC,  Conflicting  and  Compatible  Land  Uses  in  the  MAGIC  Subregion  (July  1987).  Land 
use  data  were  derived  from  the  1985  University  of  Massachusetts  Remote  Sensing  Project. 
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MAGIC  Highways  and  Rail  Stations 


Key 

Major  System 

  Metropolitan  System 

  Commuter  Rail 

©       Commuter  Rail  Stations 

—  —  -    Proposed  Assabet  River  Rail  Trail 
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Compared  to  most  other  subregions,  MAGIC  has  substantial  vacant  com- 
mercial and  industrial  land.  A  1993  MAPC  vacant  site  survey  showed 
MAGIC  to  have  121  such  sites,  totalling  3213  acres  and  valued  at  over 
$1 12  million.  Of  these  sites,  73%  are  zoned  industrial  (see  Figure  9). 


VACANT  COMMERCIAL  AND  INDUSTRIAL  SITES 


Community 

#  sites 

#  acres 

Commer- 

Indus- 

Assessed Value, 

cial 

trial 

A  "II* 

in  $  millions 

Acton 

12 

203 

1 

11 

13.2 

Boxborough 

24 

650 

16 

8 

10.7 

Concord 

5 

147 

2 

3 

8.8 

Hudson 

17 

421 

2 

15 

6.3 

Littleton 

10 

264 

1 

9 

10.1 

Marlborough 

39 

1086 

5 

34 

55.9 

Maynard 

2 

67 

0 

2 

2.0 

Stow 

8 

342 

4 

4 

3.8 

Sudbury 

4 

33 

2 

2 

1.0 

TOTAL 

121 

3213 

33 

88 

1 12.0 

MAGIC  has  more  vacant  commercial  and  industrial  acreage  than  any  other 
subregion  except  the  SouthWest  Advisory  Planning  Committee  (SWAP), 
which  includes  Bellingham,  Franklin,  Holliston,  and  Milford  (see  Figure  10). 
Marlborough  has  the  most  sites  and  the  highest  acreage  of  any  community  in 
MAPC.  Boxborough  and  Hudson  neve  among  the  highest  numbers  of  sites, 
and  Boxborough  is  also  among  the  highest  in  terms  of  acreage. 

Underutilized  Sites 

Although  there  has  been  no  survey  of  available  vacant  and  underutilized 
sites,  the  Massachusetts  Alliance  for  Economic  Development  (MAED)  has 
provided  a  listing  of  sites  in  their  database.  Their  information,  which 
changes  frequently  and  is  not  intended  to  be  comprehensive,  is  summarized 
in  figures  1 1  and  1 2  and  detailed  in  the  Appendix.  According  to  MAED's 
current  list,  the  greatest  amount  of  vacant  available  building  space  is  in  Marl- 
borough, Littleton,  and  Boxborough. 


6  No  sites  were  identified  in  Bolton,  Carlisle,  or  Lincoln. 
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MAGIC:  Gateway  to  New  England  | 
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MAGIC'S  ASSETS,  OPPORTUNITIES,  AND  ISSUES 

From  an  economic  development  viewpoint,  MAGIC  has  many  assets: 


ASSETS 

©       An  appealing  environment,  including 

A  strong  sense  of  history  and  many  historic  sites 
Many  attractions  for  visitors 

Appreciation  for  open  space,  nature,  and  scenic  vistas 
Extensive  open  space  set-asides  and  diverse  recreational 
facilities  • 

Three  waterways:  the  Assabet,  Concord,  and  Sudbury  rivers 
The  Bay  Circuit  Greenway  (in  process)  linking  parks,  open 

spaces,  and  waterways  from  Plum  Island  to  Kingston 
Bike  paths  and  walkways,  (including  Assabet  River  Rail  Trail,  in 

progress) 

Home  to  Audubon  Society  headquarters 
©       A  strong  emphasis  on  quality  of  life 

Good  schools 

High  quality  housing 
©       A  highly  educated  and  skilled  workforce 

©  Substantial  available  commercial  and  industrial  land,  with  large  parcels 
not  found  in  more  urban  settings 

©       Working  farms 

©       Excellent  highway  access 

©       Within  an  hour  of  Boston  and  Cambridge 

©       Access  to  Boston  Harbor  and  Logan  Airport 

©       Access  to  the  Financial  District 

©       Near  highly  acclaimed  cultural  facilities 

©       Near  nationally  known  sports  teams  and  sports  facilities 

©       Proximity  to  world-class  medical  and  educational  institutions 

©  Midway  between  Boston  and  Worcester,  New  England's  first  and  sec- 
ond largest  cities 

©       Access  to  Worcester's  five  major  colleges 

©  A  "gateway  to  New  England,"  with  proximity  to  Providence,  Connecti- 
cut, and  New  Hampshire  (see  map) 

©  Cheaper  and  more  reliable  electricity  through  municipal  power  compa- 
nies 

©       Pre-wired  buildings,  easy  to  retrofit  for  high  tech  uses 
©       Some  areas  sewered 
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MAGIC  also  has  many  features  that  can  be  enhanced  or  promoted  as  eco- 
nomic development  opportunities.  They  include: 


OPPORTUNITIES 

©       Clusters  of  highly  specialized,  interrelated  high  tech  companies 
©       Proximity  to  Hanscom  Air  Force  Base,  specializing  in  electronic  sys- 
tems 

©       Presence  of  Lincoln  Labs  and  other  related  companies 

©       Proximity  to  the  Devens  Regional  Enterprise  Zone  (formerly  Ft.  De- 

vens),  a  new  focus  for  growth 
©       Potential  availability  of  the  Ft.  Devens  Sudbury  Annex 
©       Diversity  of  the  workforce 

©       A  cluster  of  visitor  attractions  that  could  be  cooperatively  marketed 
©       A  growing  cluster  of  medical  uses  along  Rt.  62,  linking  Maynard,  Ac- 
ton, and  Concord 

©       Fidelity  in  Marlborough,  signalling  potential  for  a  financing  cluster 
©       A  good  breeding  ground  for  start-up  companies,  innovation,  and 
emerging  technologies 


There  are  some  issues,  barriers,  and  problems  that  negatively  affect  MAGIC'S 
employment  profile  or  its  prospects  for  attracting  and  retaining  economic  de- 
velopment opportunities.  They  include: 


ISSUES,  BARRIERS,  AND  PROBLEMS 

© 

The  closing  of  Fort  Devens  and  resulting  job  loss 

© 

Potential  loss  of  defense  jobs  as  locus  of  political  power  shifts 

© 

Loss  of  manufacturing  jobs 

© 

Increased  traffic  and  congestion  ■ 

© 

High  housing  costs 

© 

Environmental  permitting  process 

© 

Local  permitting 

© 

NIMBY  (not-in-my-backyard)  attitude 

© 

Some  areas  not  sewered 
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PRIVATE  SECTOR  PRIORITIES 


In  the  course  of  this  project,  MAGIC  convened  three  meetings  with  represen- 
tatives of  the  private  sector,  including  chambers  of  commerce,  lenders, 
commercial  real  estate  brokers,  and  other  business  leaders  (see  Appendix  for 
details).  This  group  was  asked  to  identify  the  most  important  gaps  and 
needs  in  attracting  and  retaining  economic  development.  It  ranked  priorities 
as  follows: 


PRIVATE  SECTOR  PRIORITIES 

Educate  voters  and  educators 

Improve  voter  attitude  toward  business 

Educate  educators  to  prepare  the  workforce 

© 

More  public-private  communication  and  dialogue 

o 

More  regionalization 

Regionalized  marketing  effort 

One  regional  decision  point,  regional  voice 

o 

Streamline  public  process  while  preserving  quality  of  life 

0 

Quality  tools  for  decision  analysis  --  Information  on  why  business 

comes,  stays,  and  leaves 

o 

Funding  of  unfunded  mandates 

© 

Tax  classification  --  Eliminate  split  rates 

As  a  follow-up,  one  participant  team  recommended  that  MAGIC  seek  funding 
to  hire  a  marketing  professional,  create  a  promotional  brochure,  and  produce 
a  video  in  collaboration  with  a  high  school  cable  station.  Another  team 
wrote  a  briefing  paper  on  Tax  Classification  and  Business  Development.  The 
paper  (see  Appendix)  explores  the  many  factors  influencing  business  location 
decisions  and  how  they  affect  development  in  the  various  MAGIC  communi- 
ties. 

Dr.  Zenia  Kotval,  Assistant  Professor  of  Urban  Planning  at  Michigan  State 
University,  gave  a  presentation  on  key  factors  influencing  development  and 
site  location  and  made  recommendations  on  how  the  public  and  private  sec- 
tors can  work  together  to  foster  economic  development  (see  Appendix). 

STRATEGIES  TO  ATTRACT  AND  RETAIN  ECONOMIC  DEVELOPMENT 

Based  on  its  investigation,  MAGIC  compiled  the  following  menu  of  strategies 
to  attract  and  retain  economic  development  in  the  subregion. 
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ACTION  RECOMMENDATIONS 


From  this  ambitious  agenda,  MAGIC  identified  a  set  of  "doable"  actions  as  a 
reasonable  plan  to  attract  and  retain  economic  development. 


ACTION  RECOMMENDATIONS 

YEAR  1  (FY  96) 

FUTURE 

MAGIC  &  JOINT 

PUBLIC-PRIVATE) 

Continue  regional  public-private  part- 
nership7 

On-going 

Design  a  regional  marketing  plan 

Implementation 

Produce  a  basic  promotional  piece 

Added  promotional  materials  @  mar- 
keting plan 

Host  workshop(s)  for  communities 
( +  materials)8 

More  workshops  ( +  materials) 

Facilitate  development  of  a  marketing 
plan  for  an  interlocal  cluster  of  re- 
lated businesses9 

Plan  a  different  cluster 

Formalize  link  betweeen  MAGIC  and 
MAED 

PRIVATE  SECTOR 

Evaluate  tax  classification  recom- 
mendations; recommend  acton 

Implement 

LOCAL  GOVERNMENT 

Sign  MAED  letter 

Identify  underutilized  sites  &  respond 
to  MAED  requests 

Update  data 

Designate  cluster  opportunities 

Identify  workshop/training  needs 

7  Primary  purpose:  improve  communication  between  the  public  and  private  sectors  on  eco- 
nomic development  issues. 

Workshop  ideas:  one-stop  shopping  &  streamlined  permitting;  fee  sharing;  shared  services; 
techniques  to  support  home  occupations  and  start-up  companies. 
9  Examples:  medical  uses  along  Rt.  62;  tourist  &  visitor  facilities  and  attractions. 
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FIGURES 


Finurp  1 

1   IUUI  w  1 

MAGIC's  PoDulation  1990 

Fiaure  2 

Educational  Attainment 

Finurp  3 

1  IUUIC  o 

Inrnmp 

II  IUUI  1  IC 

Fiaure  4 

Non-Farm  Workforce  Characteristics 

Figure  5 

Average  Annual  Employment 

Figure  6 

Where  MAGIC  Residents  Work 

Figure  7 

Where  MAGIC  Workers  Live 

Figure  8 

Assessed  Value  by  Property  Class 

Figure  9 

Vacant  Commercial  &  Industrial  Acreage 

Figure  10 

Vacant  Industrial  &  Commercial  Acreage  in  MAPC 

Subregions 

Figure  1 1 

Available  Sites  in  MAGIC 

Figure  12 

Available  Space  in  MAGIC 
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APPENDIX 


Vacant  Site  List  from  MAED 
Public-Private  Task  Force  Meeting  Reports 

Tax  Classification  and  Business  Development,  by  Sarah  Cressy  of  the  Hud- 
son and  Maynard  Area  Chambers  of  Commerce 

Highlights  of  presentation  by  Dr.  Zenia  Kotval: 

Key  Factors  Influencing  Regional  Economic  Development 
Key  Factors  Influencing  Site  Location 
Recommendations 


AVAILABLE  BUILDINGS  IN  MAGIC 


@  Mass.  Alliance  for  Economic  Development  Site  Finder  List,  5/23/95 


ID 

TOWN 

ADDRESS 

TOTAL  SF 

(AVAIL  SF 

5835 

ACTON 

Q7  Dl  DCD  D  n 

y/  rlrtK  KU 

11/1  A07 
1  14,42  / 

1 1 A  A971 

6539 

ACTON 

OOO  ADC  AT  D Pi 

Zov  oKtA  1  KU 

pr  01  n 
00,21  U 

17  R76.B 
I  /  tO  /  DI 

81 17 

ACTON 

OA  ADAIA  nn 

20  URAlo  KU 

en  nnn 
DO, 000 

ol 

8282 

ACTON 

HA  ADAIA  DPI 

119  CRAlO  KU 

17  nnn 
0/ ,000 

8588 

ACTON 

IO   O  ADAIA  DAAPI 

12-8  CRAIG  ROAD 

ac  nnn 
40,000 

r  nnnfl 
o.uuuo 

8589 

ACTON 

|  a  O   AC  ADAIA  DAAPl 

12-16  CRAlo  RUAU 

•50  enn 
oo,b00 

o  cnnB 

y.Duu 

8590 

ACTON 

0  4  n  OAUAAI  CTDCCT 

310  oUHUUL  0  1  Ktt  1 

on  nnn 
20,000 

r  nnn 

o,ouu 

8610 

ACTON 

QQC  MAIM  CT 

OOb  MAIN  0  1 

07  nnn 
2/ ,000 

07  nnn 
2/ ,000 

9139 

BOXBORUUon 

C\A/AKICAKI  DAAPl 

OVVAlNoUIN  KUAU 

10859 

BOaBOKUUoH 

DAI  ITC  111 

kuu it  in 

a  nnco 

loybo 

DAVDADHI  |OU 

BUadUKUUuM 

lonn  MACCAPUI  ICL.  I  I  C  A\/PMI  ID 
I  OUU  MAOoAUnUOt  I  I  O  AVtlNUt 

CO  11A 

Af\  nnn 

4U,UUU 

A  OPC7 

1  Job/ 

DnYDncm  iau 
DUADUKUUon 

1 10n  MAQQAPUI  IQP  I  I  Q  AV/PMI  IP 
I  IZU  IVIno onU n U 0 C  I  I  0  nv tINUt 

01  enn 
Z  I  ,ouu 

01  enn 

Z  I  ,DUU 

A  O  nrt  A 

13904 

DAVDADAI  IAU 

bUAbUKUUoH 

PR  CWAMCAM  DAin 
00  OVVAlNoUIN  KUAU 

GA  R7P 

y4,o/o 

y4,o/ 0 

13905 

DAVDADni  IAU 

bUAbUKUUoH 

PA  APMTDAI  CTDPPT 
OU  UtlN  I  KAL  O  I  Ktt  I 

1RO  Q17 

1 02, yi  / 

1  RO  Q1 7 

102,  yi  / 1 

A  *5C\A  A 

13914 

DAYDADAI  IAU 

4CC  C1A/AMCAM  DAin 
TOO  OVVAlNoUIN  KUAU 

iaq  nnn 
1  Uo.UUU 

1  c\i  nnnl 

1  U<3,UUU 

A  D  r\A  c 

13915 

BOXBOROUGH 

159  SWANSON  ROAD 

mo  nnn 
1U2.U0U 

1  no  nnn 
1  U2,UUU 

4032 

11 1  IPlOAM 

HUUoUN 
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7372 

in  ipioam 
nUUoUN 

/IOP  MAIM  CTDPPT 

420  MAIIN  0  I  Ktt  1 

or  7nn 

20,  /  00 

or  7nn 

20,  /  UU 

12918 

1  1 1  1  r^i  0  A  K 1 
HUDoUN 
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BRAINSTORMING  FOR  A  BETTER  BUSINESS  CLIMATE 

Highlights  of  MAGIC's  Economic  Development  Breakfast 

On  January  26,  1995,  MAGIC  hosted  an  "Economic  Development  Breakfast"  for  selected 
business  leaders  and  local  officials.  Over  forty  people  participated,  more  than  half  of 
them  from  the  private  sector.  Local  elected  officials  -  selectmen  and  planning  board 
members  ~  from  nine  of  the  subregion's  eleven  communities  were  in  attendance. 

Concord  Selectman  and  MAPC/MAGIC  Representative  Leland  Wood  led  off  with  the 
questions  that  underlie  MAGIC s  Economic  Development  Project: 

Do  MAGIC  communities  want  economic  development? 
If  so,  what  kind,  how  much,  and  where? 

What  are  the  "siege  points"  that  may  warrant  special  attention  (e.g.,  the  Hanscom  area 
if  the  base  closes,  the  Marlborough-Hudson  border,  the  Maynard  Digital  Plant)? 
What  are  the  opportunities  (e.g.,  vacant  and  underutilized  sites)? 
What  are  the  fiscal  impacts  of  different  types  of  development? 
Are  there  specific  industries  the  towns  want  to  attract? 
Is  there  an  optimal  mix? 

Are  neighboring  towns'  priorities  compatible  or  conflicting? 
Does  the  region  have  or  want  a  special  and/or  marketable  identity? 
What  are  the  relevant  properties,  threats,  opportunities,  and  resources? 
What  strategies,  information,  organizations  are  necessary  to  achieve  these  ends? 

With  these  questions  in  mind,  MAGIC  is  investigating  economic  development 
conditions,  opportunities  for  growth,  barriers  and  obstacles,  strategies,  tax  implications, 
and  other  issues;  planning  a  forum  for  selectmen,  business  leaders,  planners,  and  others; 
finalizing  a  MAED  agreement  and  identifying  priority  sites;  and  recommending 
promising  strategies  to  attract  and  retain  business,  along  with  the  steps  to  implementation. 

Selected  representatives  from  the  various  sectors  of  the  business  community  described 
what  they  do  to  attract  and  retain  business  and  how  local  government  acting  regionally 
can  help: 


•    Susanne  Leeber  of  the  Marlborough  Chamber  of  Commerce  stressed  the 
importance  of  public-private  partnerships  and  open  dialogue  between  business  and 
local  government.  As  she  put  it,  "Working  together  works  better." 


•  Renee  Garrelick  of  the  Concord  Business  Partnership  urged  greater  cooperation 
between  business  and  government,  among  various  interest  groups,  and  among  levels 
of  government.  Stressing  our  economic  interdependence,  she  stated:  "What 
strengthens  this  country  is  what  draws  us  together." 

•  Tom  Davis  of  ComVest  Realty  said  that  Massachusetts  leads  the  country  in  new 
business  startups,  and  that  the  problem  is  keeping  them.  With  some  market 
tightening,  it's  important  to  maximize  the  use  of  existing  buildings.  The  public  sector 
can  help  by  directing  infrastructure  improvements  to  support  reuse  of  existing  space. 

•  Joe  O'Leary,  Jr.  of  Shawmut  Bank  described  financing  options  and  emphasized  the 
need  to  think  regionally,  to  attract  a  better  mix,  to  have  a  new  business  "starter  kit," 
and  to  use  the  Mass.  Office  of  Business  Development  to  help  get  businesses  here. 
"We  have  a  good  story  to  tell  here,"  he  said,  noting  the  region's  many  assets. 

Dick  Downey,  Maynard  Selectman  and  MAGIC  Chair,  along  with  Donna  Jacobs,  Stow 
Planning  Board  and  MAGIC/MAPC  Representative,  led  a  "brainstorming"  session  to 
identify  gaps,  needs,  and  priorities.  The  results  appear  on  the  following  pages:  Figure  1 
lists  the  gaps  and  needs  to  attract  and  retain  business;  Figure  2  shows  the  top  seven  items 
and  how  each  group  ranked  them.  The  attendance  list  is  also  attached.1 


MAGIC  sought  representation  from  all  sectors  of  the  business  community,  including 
retailers,  manufacturers  and  other  large  employers,  commercial  realtors,  and  commercial 
lenders.  The  invitees  list  was  compiled  from  the  recommendations  of  local  chambers, 
MAGIC  representatives,  and  other  local  officials. 


Figure  1 
GAPS  AND  NEEDS 


What  are  the  gaps?  What  do  we  need  to  help  economic  development? 

•  Better  educate  educators  to  prepare  workforce 

•  Improve  voter  attitude  (business  image) 

•  Unified  business  voice  (consensus,  cohesiveness) 

•  Affordable  housing  (near  business) 

•  Better  government  attitude  toward  economic  development 

•  More  coordination  among  lenders 

•  Regionalized  marketing  effort 

•  Business/government  communication 

•  Preserve  quality  of  life 

•  Financial  incentives  (esp.  by  communities) 

•  State  road  improvements 

•  Faster  planning/permitting 

•  State  agency  cooperation  (e.g.,  DEP) 

•  "Mall  attitude"  for  retailers  —  downtown  cooperation 

•  Growth  in  concentrated  areas 

•  Open  dialogue  —  business/government/residents 

•  Staggered  hours  /  transportation  demand  management 

•  Area  growth  ~  role  in  growth  of  metro  Boston  market 

•  Tax  classification  (split  rates)  ~  eliminate  statewide 

•  Information  superhighway 

•  Terminology  —  replace  "economic  development"  with  "revitalization"  or  ? 

•  Public  transit  in  &  out  of  Boston  &  around  Boston 

•  Reuse  of  vacant  buildings 

•  Quality  tools  for  decision  analysis  —  why  business  comes,  stays,  leaves 

•  Think  regionally  —  one  regional  decision  point 

•  State  government  attitude  /  consolidation 

•  Involving  state  reps  and  senators 

•  Funding  unfunded  mandates 

•  More  chamber-to-chamber  contact 

•  Support  small  business 

•  Lower  cost  of  local  government  by  regionalizing  functions 

•  Alternate  transportation  (including  private) 


Figure  2 

PRIORITY  RANKING  OF  ECONOMIC  DEVELOPMENT  ISSUES 


Issue 

Group 

1 

2 

3 

4 

5 

6 

Educate  voters  &  educators 

1 

2 

1 12* 

1 

3 

2 

More  communication  & 
dialogue 

2 

1 

2/1* 

2 

4 

3 

Regionalization 

4 

3 

4 

4 

5 

1 

Quality  tools  for  business 
decision  analysis 

5 

6 

3 

6 

7 

4 

Tax  classification 

7 

7 

5 

5 

6 

5 

Funding  of  mandates 

6 

5 

6 

7 

2 

7 

Streamlining  public  process 
while  preserving  quality  of 
life 

3 

4 

7 

3 

1 

6 

*  Tied  for  first 


Economic  Development  Breakfast 
January  26, 1995 
Attendees  List 


Aronson,  Steve 

Star  Consultants,  Acton 

Arrison,  Tom 

Littleton  Business  Association/CPA 

Bartl,  Roland 

Acton  Planning  Director 

Blazar,  Paul 

Hudson  Executive  Secretary 

Constable,  William  "Buzz" 

Lincoln  Selectman  &  MAPC/MAGIC  Rep 

Cossart,  Bill 

Abbey  Environmental,  Sudbury 

Cressy,  Sarah 

Hudson-Maynard  Chamber  of  Commerce 

D'Agostino,  Tony 

Boxborough  Planning  Board/Developer 

Davis,  Tom 

ComVest  Commercial  Brokers 

Downey,  Dick 

Maynard  Selectman  &  MAGIC  Chair 

Fahlander,  Richard 

Concord  Journal 

Faucher,  Bill 

Middlesex  Savings 

Finneault,  Wendall 

Insurance  Services,  Maynard 

Garrelick,  Renee 

Concord  Business  Partnership/NMI 

Gianotis,  Mike 

Maynard  Town  Administrator 

Hitner,  Steve 

Marlborough  Chamber 

Jacobs,  Donna 

Stow  Planning  Board,  MAGIC/MAPC  Rep 

Johnson,  Don 

Acton  Town  Manager 

Kelly,  Paul 

Baybank 

Kennedy,  Dennis 

Kennedy's  Pub  /  Marlboro  Chamber 

Lahnston,  Anton 

Hudson  National  Bank 

Leeber,  Carl 

Hudson  Selectman  &  MAGIC  Rep 

Leeber,  Susanne 

Marlborough  Chamber  of  Commerce 

Lima,  Al 

Concord  Planning  Director 

McKee,  Mel 

Hudson  National  Bank 

McNamara,  Karen  Duggan 

Littleton  Selectman  &  MAGIC  Rep 

Morakis,  John 

Concord  Chamber  of  Commerce 

Mullin,  Bill 

Acton  Selectman  &  MAGIC  Rep 

O'Leary,  Joseph  Jr. 

Shawmut  Bank 

Pitcher,  Sandy 

Cambridgewear,  Acton 

Ruggerio,  Sylvester 

Marlborough  Chamber 

Smith,  Larry 

Cranberry  Hill  Associates,  Lincoln 

Stone,  Bill 

Hudson  Chamber  of  Commerce 

Sugar,  Peter 

Lincoln  Selectman  &  MAGIC  Rep 

Sullivan,  Bill 

Damonmill  Square,  Concord 

Taylor,  Bruce 

Boxborough  Planning  Board/Digital 

Wilbur,  Elliott 

Concord  Economic  Viability  Task  Force 

Wood,  Leland 

Concord  Selectman  &  MAGIC/MAPC  Rep 

Yanofsky,  Susan 

Carlisle  Planning  Board  &  MAGIC  Rep 

Minuteman  Advisory  Group  on  Interlocal  Coordination 

c/o  MAPC,  60  Temple  Place,  Boston,  MA  02111  617/  451-2770 
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TASK  FORCE  HIGHLIGHTS 

March  16,  1995 


Twenty-three  people  participated  in  the  March  16  meeting  of  MAGIC'S  Economic 
Development  Task  Force,  representing  business,  lenders,  commercial  real  estate 
brokers,  and  local  officials  (list  attached).  The  Task  Force  continued  to  develop 
ideas  on  how  the  public  and  private  sectors  can  work  together  to  promote  economic 
development  on  a  regional  basis  while  preserving  the  quality  of  life.  (See  revised 
matrix,  attached.)  Participants  agreed  to  pursue  key  tasks,  as  follows: 

©       Sarah  Cressy,  Susanne  Leeber,  Chris  Devaney,  and  Bill  Wrigley  (with  help 
from  local  assessors  and  smaller  chambers)  will  collect  information  on  how 
tax  classification  affects  business  and  report  back  their  main  findings. 


O       Tom  Davis,  Mel  McKee,  and  Mike  Gianotis  will  collect  existing  marketing 
materials  and  outline  the  key  elements  of  a  marketing  plan  for  the  region. 

©        Carl  Leeber  will  collect  studies  on  why  business  comes,  stays,  and  leaves 
and  identify  the  primary  factors  affecting  business  iocational  decisions. 

The  three  groups  will  report  back  at  the  next  meeting  of  the  Task  Force: 

April  27:        7:15  a.m.,  Selectmen's  Hearing  Rm.,  Acton  Town  Hall,  472 
Main  St.  (park  in  back;  go  to  3rd  floor).  Coffee  &  muffins 
courtesy  of  the  Acton  Chamber  of  Commerce.  Please  R.S. V.P. 
to  Judith  Alland  at  (617)  451-2770. 


Other  important  dates  to  remember: 


April  13:        7:30  p.m.  Presentations  by  the  Mass.  Alliance  for  Economic  ' 
Development  (MAED)  and  the  Mass.  Office  of  Business 
Development  (MOBD)  at  MAGIC's  regular  monthly  meeting, 
Maynard  Municipal  Building,  195  Main  St.  Other  special 
presenters  invited.  Presentations  will  be  videotaped  for 
future  distribution.  Meeting  starts  at  7:30;  presentations  start 
at  8:00  p.m.  sharp. 

June  8:         MAGIC's  Economic  Development  "Forum,"  6:30  p.m.  Social 
Hour,  7:30  p.m.  program  starts.  A  regional  gathering  of  local 
officials  and  business  leaders  to  showcase  the  "progress 
report"  of  MAGIC's  Economic  Development  Initiative,  with  a 
feature  presentation  by  John  Mullin  of  the  UMass  Economic 
Development  Center.  Maynard  Elks  Hall.  More  information 
will  follow.  R.S.V.P.  as  above. 
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Tax  Classification  and  Business  Development 
Where  is  it?      How  much  red  tape?      What  will  it  cost? 

Preface:  Business  Development  is  a  nebulous  concept... nebulous  because  paths  of  development  vary 
due  to  business  type,  political  atmosphere  and  other  non-quantifiable  issues.  Hence,  the  following  report  is 
based  on  simple  macro-  and  micro-economic  theory  and  for  all  intents  and  purposes,  is  based  on  a  generic 
industrial  development  model. 

After  discussing  the  subject  of  business  development  with  economists,  planners,  assessors, 

commercial  brokers,  developers  and  chamber  executives,  this  report  defines  three  components  which  drive 

business  development  in  most  communities. 

Location  appears  to  be  the  prominent  factor,  especially  concerning  new  development.  For  example,  an 
industry  who  wishes  to  locate  in  our  region  would  ask  a  broker  to  isolate  all  sites  that  meet  manufacturing 
specifications  within  a  ten  mile  radius  of  the  I-495/Mass  Pike  intersection-- this  would  include  towns  along 
1-495  from  Milford  to  Hudson.  A  manufacturer,  whose  clients  are  global,  does  not,  at  first  glance,  concern 
itself  with  a  Town  identity,  since  little  business  is  dependent  on  a  local,  regional  or  even  state  level. 
Primary  concerns  revolve  around  transportation  and  employee  supply.  However,  a  commercial  entity  or  a 
retailer  will  choose  a  location  based  on  foot  traffic.  The  retailer  will  concern  him/herself  with  Town 
identity  because  it  identifies/enhances  retail  image. 

Although  we  consider  location  the  prominent  factor  of  business  development,  two  additional  factors  also 
play  major  roles:  time  and  money. 
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Time  or  the  ease  of  development  is  also  an  issue.  Given  that  State  regulations  are  the  same  in  all  MAGIC 
communities,  local  regulations/zoning  issues  are  the  differentiating  factor.  For  example,  Digital 
Equipment  Corporation  originally  located  its  chip  plant  in  Hudson  after  acquiring  Texas  Instruments  in 
Worcester,  because  of  Hudson's  convenient  location  between  Maynard  and  Worcester... thus  representing 
the  location  factor.  At  a  recent  public  hearing  concerning  the  potential  rezoning  of  the  Hudson  Digital 
site,  Digital  representatives  emphatically  claimed  that  the  worth  of  the  site  was  dependent  on  business- 
friendly  zoning.  In  a  recent  discussion  with  Bill  Wrigley,  StoWs  Executive  Assistant,  a  community  with  a 
flat  tax  rate,  he  expressed  that  S  tow's  tax  rate  has  little  to  do  with  increasing  business  development.  Stew's 
zoning  is  so  strict,  and  it  takes  a  business  so  long  to  maneuver  the  bureaucracy,  that  a  business  will  go 
elsewhere—a  location  where  taxes  are  higher,  but  bureaucracy  is  less  cumbersome.  Time  is  money,  a 
commodity  which  any  astute  business  person  is  not  willing  to  waste. 

Money  or  what  will  it  cost  is  the  third  prominent  component  of  the  development  landscape.  The  basic 
costs  of  property  tax,  lease/purchase  price,  electricity,  water  and  sewer  costs,  and  additional  fees  create 
the  money  component.  We  are  not  including  construction  or  land  costs  because  at  this  time,  we  have 
inadequate  data. 

Whether  or  not  property  tax  is  a  significant  business  development  factor  is  questionable—cost  needs  to  be 
measured  against  value.  For  simplicity  reasons,  we  will  use  the  example  of  Marlborough,  Hudson  and 
Maynard  to  illustrate  the  impact  of  taxes  on  economic  development.  All  three  are  older  industrial 
communities,  all  have  similar  tax  rates  of  $16/$  1000  of  value  for  residential  property  and  $30/$  1000  of 
value  for  commercial  and  industrial  property  (CIP).  We  will  assume  that  building  values  are  similar.  The 
defining  issue  between  Marlborough  and  Hudson  has  historically  been  electricity  and  septic  v.  sewer. 
Historically,  Marlborough  has  enjoyed  inexpensive  electricity  rates  and  plans  to  be  completely  sewered  by 
the  year  2000.  For  the  past  two  decades,  Hudson's  electricity  rates  have  been  high  (although  this  has 
changed  over  the  past  year)  and  a  majority  of  Hudson's  industrial  sites  are  on  septic.  Also,  for  many 
years,  Hudson  welcomed  industry  but  zoned  and  located  industry  on  the  Town's  outskirts... upon  ledge  or 


watershed  protection  districts,  therefore  increasing  building  costs  and/or  regulation  and  bureaucracy 
Property  taxes  being  equal,  Marlborough  has  seen  more  business  development  than  Hudson.  It  is  also 
important  to  mention  that  the  City  of  Marlborough,  through  government  funding,  has  been  more 
aggressive  than  Hudson  in  the  development  arena.  However,  both  Hudson  and  Marlborough  are 
positioned  upon  the  Route  290/1-495  intersection,  a  prime  location. 

The  Town  of  Maynard,  possessing  a  similar  tax  rate  to  Hudson/Marlborough  is  not  located  upon  a  major 
interstate  or  thru  way  This  is  Maynard' s  major  disadvantage  in  the  economic  development  game.  Since 
Maynard  cannot  compete  in  the  field  of  location,  to  nurture  business  development,  it  needs  to  examine  its 
CIP  tax  rate,  the  "time"  factor  discussed  above,  and  leases  need  to  be  reasonable.  Where  it  is  impossible 
for  a  community  to  change  its  location,  it  can  influence  the  time  and  money  components  of  economic 
development. 

The  one  area  where  property  tax  makes  a  significant  difference  is  its  affect  on  triple  net  leases. 
Marlborough  has  a  split  tax  rate,  given  above.  Westborough  has  a  flat  tax  rate  of  approximately 
$  1 6/$  1 000  of  property  value.  Westborough  can  command  higher  sq.  ft.  rates  than  Marlborough. 
However,  commercial  brokers  have  an  easier  time  renting  in  Westborough  than  Marlborough.  This  is  due 
to  the  triple  net  affect,  or  the  ability  to  pass  on  cost  adjustments  on  an  annual  basis.  A  macroeconomics 
model  dictates  that,  as  the  market  fills,  development  will  occur  in  Westborough  before  Marlborough. 

Older  industrial  communities  tend  to  have  tax  classification,  split  tax  rates  allowed  under  Proposition  2 
1/2  legislation.  These  communities  also  tend  to  expend  a  greater  portion  of  the  Town  Budget  on 
education.  CD5  taxes  are  higher  than  surrounding  communities  and  due  to  the  split  tax  rate,  home  prices 
have  remained  reasonable.  Specifically,  Hudson  is  experiencing  the  effects  of  urban  flight.  Residential 
demand  is  increasing.  Population  is  increasing.  Education  costs  are  increasing.  Also,  in  the  Town  of 
Hudson,  the  special  education  population  is  increasing  at  an  alarming  rate. 


Older  industrial  communities  rely  on  taxing  CIP  at  high  rates  to  fund  their  public  school  systems.  For 
example,  the  average  home  in  Hudson,  valued  at  $140,000  pays  $2074/year  in  taxes.  The  average  house 
has  2.3  children  which  costs  approximately  $10,000  to  educate.  The  average  CEP,  valued  at  $.5  M  pays 
$15,000  in  taxes.  Simply,  CEP  picks  up  a  major  portion  of  the  tab  to  educate  our  children.  Although 
many  CEP  owners  are  willing  to  pay  more  tax  than  a  flat  rate  dictates,  the  significant  split  tax  structure  of 
older  industrial  communities  is  a  capital  drain  on  business  resources.  In  communities  with  large 
downtowns  where  many  businesses  are  marginal,  this  drain  is  reflected  by  high  vacancy  rates. 

It  is  clear  that  residential  development  tends  to  cause  fiscal  drain  on  most  communities.  The  exception  to 
this  is  in  communities  such  as  Lincoln,  Bolton  and  Carlisle,  where  the  value  of  most  new  homes 
compensate  for  the  burden  on  services.  However,  for  many  communities,  CEP  development  is  the  only  way 
to  add  revenue  without  the  direct  added  cost  of  educating  additional  students. 

Hence,  a  valid  argument  against  classification  is  grounded  in  simple  economic  theory.  Higher  tax  rates 
slow  down  growth—lower  rates,  over  time,  foster  growth.  Tax  classification  in  Marlborough,  Hudson  and 
Maynard  is  slowing  CEP  growth,  while  residential  growth  continues  to  grow.  As  residential  growth 
outpaces  CEP  growth,  the  fiscal  stress  on  these  communities  will  increase.  In  fact,  in  a  recent  attempt  to 
address  this  economic  reality,  Marlborough  officials  discussed  imposing  a  housing  moratorium. 

Historically,  industry  was  attracted  to  developed  areas  that  offered  better  services  and  quick  access  to 
labor.  However,  at  present,  industry  is  more  likely  to  seek  undeveloped  areas  which  offer  highway  access, 
room  to  grow,  fewer  homeowners  to  object  to  the  perceived  environmental  impact  of  development  and 
yes-lower  tax  rates. 

In  conclusion,  property  tax  rates  do  affect  CEP  growth.  However,  should  education  be  funded  through  the 
regressive  property  tax?  Should  the  responsibility  to  educate  our  children  be  based  on  each  citizen's 
ability  to  pay  and  not  tied  to  property  value?  Given  the  constitutional  understanding  that  equal  access  to 


public  education  should  be  provided  to  all  students,  public  education  should  be  based  on  an  equitable 
funding  system.  Funding  education  through  property  tax  is  inherently  classist... wealthier  communities  are 
better  prepared  to  educate  their  children.  This  is  incongruent  with  the  theory  of  public  education.  In 
conclusion,  property  tax  rates  will  change,  tax  burden  will  shift,  but  changes  will  be  insignificant. 
Property  tax  equity  will  only  be  achieved  when  education  is  progressively  funded  through  a  progressive 
tax  system. 

Submitted  by:  Sarah  Cressy 

with  special  thanks  to  Dick  Downey,  Tom  Davis  and  Tony  Bryan 


Key  Factors  Influencing  Regional 
Economic  Development1 

i. 

The  Greenfield/Brownfield  debate  continues. 

2. 

Industrial  development  is  a  "hard  sell"  to  communities.  The  concept  of  local  jobs 
for  local  people  is  a  myth. 

3. 

The  jobs  of  the  future  are  here  today.  What  you  are  is  what  you  become. 

4. 

Industry  is  increasingly  perceived  by  the  citizenry  as  a  locally  unwanted  land  use 
(LULU). 

5. 

There  is  a  great  concern  over  allowing  industry  "by  right".  The  first  industry  is 
not  the  last  industry. 

6. 

Land  zoned  for  industrial  uses  is  not  always  suitable  for  industry. 

7. 

Why  zone  vacant  land  for  industrial  purposes  with  a  surplus  of  vacant  or 
underutilized  mill/factory  space? 

•  Production           •  Expense              •  Regulations 

•  Contamination       •  Networks             •  Speculation 

8. 

Economic  development  cannot  be  separated  from  environmental  concerns. 

9. 

Industry  is  technology  driven  -  the  value  heavy  weight  light  product. 

10. 

University,  college,  vocational  schools  are  now  key  players. 

11. 

The  credit  crunch  continues. 

12. 

Lack  of  coordination  amongst  governmental  jurisdictions,  approval  process,  and 
financial  programs. 

13. 

The  expansion  of  a  community's  industrial  base  is  rarely  adequately  addressed  in 
local  master  plans. 

14. 

There  is  no  spokesperson  for  industry. 

15. 

All  competition  is  international.  All  planning  is  local. 

1  Source:  Dr.  Zenia  Kotval,  Asst.  Prof,  of  Urban  Planning,  Michigan  State  University. 


Key  Factors  Influencing  Site  Location2 

1. 

Attractive  market  outlook 

2. 

Work  force 

3. 

Quality  of  life 

4. 

Current  land  use  and  compatibility  with  adjacent  areas 

5. 

Environmental  issues 

6. 

Fair  market  land  and  construction  costs 

7. 

Infrastructure,  transportation  and  utilities 

8. 

Governmental  jurisdiction  and  approval  process 

9. 

Tax  incentives,  financial  institutions  and  programs 

10. 

Access  to  academic  and/or  research  environments 

2  Source:  Dr.  Zenia  Kotval.  Asst.  Prof,  of  Urban  Planning,  Michigan  State  University. 


Recommendations3 

1. 

There  is  need  for  state  or  regional  intervention  on  specific  projects. 

2. 

The  state  should  develop  model  industrial  by-laws  that  are  designed  to  protect  the 
community  and  stimulate  industry. 

3. 

The  state  should  streamline  their  approval  process. 

4. 

Regional  Planning  Agencies  (RPA's)  should  be  empowered  to  identify  optimal 
sites  in  their  region  for  industrial  use. 

5. 

Prepare  an  Overall  Economic  Development  Plan  (OEDP)  as  part  of  a  Master  Plan. 

6. 

Prepare  an  Early  Warning  System  and  Site  Visitation  Program. 

7. 

Gain  knowledge  on  available  tax  incentives,  the  role  of  financial  institutions  and 
other  funding  programs. 

8. 

Develop  a  system  of  "one  stop  shopping". 

9. 

Industry  should  be  provided  with  options  ranging  from  developing  "by  right"  to 
developing  under  special  permit  with  site  plan  approval. 

10. 

Establish  strong  performance  standards. 

11. 

Take  a  hard  look  at  land  currently  zoned  for  industry. 

12. 

Keep  industry  buildings  in  industrial  use. 

13. 

Industrial  sites  must  be  "pre-cleared"  before  an  industrial  developer  applies  for 
permission  to  build. 

14. 

Know  the  capacity  of  your  infrastructure  systems. 

15. 

Import  substitution  and  marketing;  diversity  economy. 

Source:  Dr.  Zenia  Kotval,  Asst.  Prof,  of  Urban  Planning,  Michigan  State  University. 


